IDAHO FALLS PLANNING AND ZONING COMMISSION
STAFF REPORT

IDAHO FALLS

REZONE FROM PB, R2 & R1 to R3A

Approximately 5.13 acres, E1/2 NW1/4, Section 29, T 2N, R 38E

Community
Development
Services

January 5, 2021

Applicant: Connect
Engineering

Project Manager:
Kerry Beutler

Location: vacant land
east of and adjacent to
Jennie Lee Drive,
south of E 17th St.
behind Starbucks and
north of the church
and E 21st St.

Size: 5.13 acres

Zoning:
North: LC
South: PB, R1
East: R1
West: PB, LC

Existing Zoning: R1,
R2,R3A, PB
Proposed Zoning:
R3A

Existing Land Uses:
Site: Vacant

North: Commercial
South: Church
East: Residential
West: Commercial

Future Land Use
Map: Commercial,
Low Density

Attachments:

1. Comprehensive
Plan Policies

2. Zoning
Information

3. Maps and Aerial

Requested Action: To recommend approval of the rezone from PB,

Professional Business Office, R2, Mixed Residential and R1, Single Dwelling
Residential to R3A, Residential Mixed Use to the Mayor and City Council.

Staff Recommendation: Staff recommends approval of the rezone to R3A as
it is consistent with and implements the policies of the Comprehensive Plan.

History: There have been several previous rezone requests submitted for this
parcel to be changed to commercial. Applications for changes to C-1 (current
day LC zoning) were recommended for denial in the late 70's and 80's and
again in 2006. Most recently a request for C-1 zoning in 2015 was also
recommended for denial. Concerns identified by the Planning Commission's
with these requests include adequate buffering of adjacent residential properties
from noise and lighting, a mechanism for ensuring the buffering occurs and is
well maintained and a concern over traffic generation on Jennie Lee Drive and
impact to neighborhood streets. Following the recommendations of denial
these applications did not proceed to City Council.

Staff Comments: The property currently has four zoning designations
including R-1, R-2, R-3A, and P-B. This configuration was intended to match
proposed development plans for the property in 1988, but that development
never occurred. The current zoning would allow for office or limited service
uses to be constructed adjacent to Jennie Lee Drive, similar to what has been
constructed on the west side. Residential development could be built on the
east portion of the property. Having multiple zoning designations on one
property is unusual, not recommended and creates large challenges for any type
of development.

Commercial zones and uses exist to the north along E. 17th Street with an alley
separating the commercial uses from this property. Commercial zoning and
uses are also present on the west side of Jennie Lee Drive. There are currently
no commercial uses located on the east side of the road south of the alley. The
requested R3A Zone is a mixed use zone that allows for some commercial
development including personal and professional service uses. The R3A Zone
also allows for all types of residential development. The R3A designation is
consistent with surrounding zoning and uses.

The Comprehensive Plan identifies this area as a transition from Commercial to
Lower Density Residential development. The plan indicates that neighborhood
and community services should be provided for in close proximity to the
residential neighborhoods they serve along collector streets. Jennie Lee Drive
is classified as a Major Collector and intended to provide for service uses and
collect neighborhood traffic to 17" Street. The Plan also states

Continued on next page
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that residential development should be adequately buffered from commercial development when the two
zones meet. The R3A Zone allows for this transition and provides for buffering next to the single unit
residential to the east. The Zoning Ordinance states that the R3A Zone should be located along major
streets such as arterials and collectors.

The Comprehensive Plan further recommends that higher density housing should be located closer to service
areas and those streets designed to move traffic, such as arterial streets and collectors, with access only to the
collector street. The Plan identifies the following two reasons that higher density zoning is appropriate
along collectors: Larger lots necessary for higher density housing offer opportunities for building layout,
setbacks, and buffering with berms and fences to minimize the impact of street noise and If apartments and
townhouses are located close to arterial streets, traffic from apartments will not move through
neighborhoods.

Additionally the Comprehensive Plan encourages a mix of housing types and development in areas already
serviced by utilities. Neighborhoods should contain a variety of housing types and, with good site planning,
apartments and townhouses can be near arterial streets, be directly served by collector streets, and provide an
opportunity for all residents of the City to have housing which meets their needs. Growth does not always
occur at the fringe of a community. Vacant lands or underutilized parcels may redevelop to more intensive
uses which use existing utilities.

The property abuts seven single family residences on its east side with the closest residence being
approximately 25-feet from the shared property line. The average rear setback for these homes is 37-feet.
The proposed R3A zone requires a minimum buffer of either a 10-foot landscape strip or 7-foot with a 6-
foot opaque fence. The church use, immediately to the south was approved through a CUP process with a
block wall as a buffer from the residential. The neighborhood to the east is well established and includes
mature landscaping that will be added to by the buffering requirements of new development.

Rezoning
Considerations: Because the comprehensive plan provides only general guidance for
zoning decisions, the Planning Commission shall also take the following

considerations into account:

Criteria for Rezoning Section 11-6-
5(I) of Ordinance

Staff Comment

The Zoning is consistent with the
principles of City's adopted
Comprehensive Plan, as required by
Idaho Code.

The Comprehensive Plan notes that, Allowing commercial
development, especially neighborhood centers, adjacent to
residential development moves us to our goal of a convenient
city - one in which walking and biking are reasonable
alternatives. Additionally, access to the proposed uses will be
from Jennie Lee Drive which will not disrupt the flow further
on 17" Street, another Comp Plan Standard. Buffering
standards for uses adjacent to single unit residential uses have
been developed as part of the adoption of the 2018 Zoning
Ordinance.

The potential for traffic congestion as
a result of development or changing
land use in the area and need that may
be created for wider streets, additional
turning lanes and signals, and other
transportation improvements.

See traffic analysis portion of this staff report .
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The potential for exceeding the
capacity of existing public services,
including, but not limited to: schools,
public safety services, emergency
medical services, solid waste
collection and disposal, water and
sewer services, other public utilities,
and parks and recreational services.

Staff would anticipate little to no impact to the capacity of
existing public services as a result of the zone change.

The potential for nuisances or health
and safety hazards that could have an

adverse effect on adjoining properties.

Parking lot lighting, noise and hours of operation with
commercial uses could create potential nuisances.

Recent changes in land use on
adjoining parcels or in the
neighborhood of the proposed zoning
map amendment.

Land uses along 17" Street have remained stable with little
change. Businesses immediately to the north have expanded
and renovated previously. The Shopko retail store across
Jennie Lee has recently closed and the building has been
converted over to an indoor storage use.

Zoning Application Questions:

Applicant’s response:

Explain how the proposed change is
in accordance with the City of Idaho
Falls Comprehensive Plan.

Rezoning the property R3A will enable the development of
higher density housing near an arterial street bordered by
commercial services and a residential neighborhood. Jennie
Lee Dr. is located off E 17th St, a minor arterial, via a
signalized intersection which would sufficiently move traffic
away from the residential neighborhood.

What changes have occurred in the
area to justify the request for rezone?

The property is currently zoned for four different uses.
Rezoning to R3A will allow the entire property, 5.13 acres, to
be utilized to sufficiently provide parking, sidewalks, and
landscaping for an attractive residential development.

Are there existing land uses in the
area similar to the proposed use?

Yes, R3A zoned properties are in the vicinity adjacent to E
17th St. The property itself is bordered on the East by an R1
zoned neighborhood and to the West by Limited Commercial
and Residential Mixed Use lots. Rezoning this property R3A
will create a smooth transition from single family homes to
commercial businesses.

Is the site large enough to
accommodate required access,
parking, landscaping, etc. for the
proposed use?

5.13 acres is more than adequate to accommodate the required
access roads, parking, and landscaping.

Traffic Analysis: Staff reviewed traffic counts provided by the Bonneville Metropolitan Planning
Organization (BMPO). 2015 counts Ponderosa Dr. show 1,989 residential trips turn south off of E. 17"
Street into the residential subdivision. The intersection at Jennie Lee Drive shows a count of 6,665, a
difference of 3,339 trips. Jennie Lee Drive is a major collector with a 70-foot right-of-way designed to
carry commercial and residential traffic to E. 17th Street and eventually 25" Street to the south. The

increase in the number of trips is consistent with the street classification as well as traffic counts seen on
other collector roads. The intersection at Bengal and 25th shows 3,139 trips (2019 counts) turning north
into the subdivision. The increase in trips seen over those at Ponderosa (assuming that Ponderosa
demonstrates an average residential traffic flow) could be explained by potential cut through traffic using
local roads to access E. 17th Street or also by the larger amount of residential homes in this area of the
subdivision. Both explanations are probably accurate to the scenario taking place. Bengal and Craig
Avenues and E. 21st Street are local streets and were only constructed as 50-foot rights-of-way and are
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not intended to carry through traffic like Jennie Lee Drive. Since these numbers were taken Shopko has
closed and most likely reduced the number of vehicle trips on Jennie Lee and coming from the south. The
intersection at Jennie Lee and 17t Street is lighted and intended to carry larger amounts of traffic,
including residential traffic from the adjacent neighborhoods. Because of proximity, higher speeds, and
better access it is more likely that traffic generated from this property would turn north on Jennie Lee and
make the connection with the arterial road system at E 17t Street.

Comprehensive Plan Policies:

Limited neighborhood services shall be provided at the intersection of arterial streets and collector
streets. Access to such services shall only be from collectors. Convenience stores, dry cleaners, and other
small retail stores designed to serve the immediate neighborhood should be located at an entrance of the
neighborhood to be served by such development. (page 41)

Neighborhood and community services shall be buffered from the residential neighborhood by
fencing and landscaping. The zoning ordinance shall be modified to specify fencing and landscaping
requirements to reduce the noise and light from commercial uses that may affect residential neighbors.
(page 41 and 42)

Higher density housing should be located closer to service areas and those streets designed to move
traffic, such as arterial streets and collectors, with access only to the collector street.

Apartments and townhouses are located adjacent to arterial and collector streets for two reasons. Larger
lots necessary for higher density housing offer opportunities for building layout, setbacks, and buffering
with berms and fences to minimize the impact of street noise. If apartments and townhouses are located
close to arterial streets, traffic from apartments will not move through neighborhoods. However, higher
density housing should still be clustered: it should not be used to line arterial streets. (page 43)

Buffer commercial development, including services, from adjacent residential development. We
were told by many people commercial development should be buffered from adjacent residential
development. Allowing commercial development, especially neighborhood centers, adjacent to residential
development moves us toward our goal of a convenient city -- one in which walking and biking are
reasonable alternatives -- but it does require careful attention to buffering. Our present regulations only
address buffering parking lots from residential uses, unless a change of land use occurs under the Planned
Transition Zone. We need to develop regulations shielding residences from the noise, light, and traffic
generated by commercial uses. Such regulations should address buffering under different situations. For
example, residential uses across the street from commercial properties will benefit from pelimeter
landscaping, buildings towards the front of the lot, and parking in the rear. Residential uses in the rear of
commercial properties will benefit from parking areas in the front of the lot, buildings to the rear, and
landscaping and fencing in the rear of the lot. (page 49)

Higher density housing such as apartments are adjacent to collector and arterial streets.
Neighborhoods should contain a variety of housing types and, with good site planning, apartments and
townhouses can be near arterial streets, be directly served by collector streets, and provide an opportunity
for all residents of the City to have housing which meets their needs. (page 66)

Encourage development in areas served by public utilities or where extensions of facilities are least
costly. Not only is a compact city convenient but the provision of public facilities is less expensive.
Growth does not always occur at the fringe of a community. Vacant lands or underutilized parcels may
redevelop to more intensive uses which use existing utilities. In the Broadway-Utah Avenue area between
1-15 and Snake River Parkway, 42 properties redeveloped in the period from 1989 to 2013, over 1,800
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jobs were created, and assessed valuations increased by $141 million. The City should continue programs
which use private/public partnerships to redevelop the land inside the City's boundaries. (page 67)

Zoning:
11-3-3: PURPOSES OF RESIDENTIAL ZONES.

(C) R1 Single Dwelling Residential Zone. This zone provides a residential zone which is representative of
a less automobile-oriented, more walkable development pattern, characterized by somewhat smaller lot
widths; and a somewhat denser residential environment than is characteristic of the RP Residential Park
Zone. The principal uses in the R1 Residential Zone shall be single detached and attached dwelling units.
This zone is also generally located near limited commercial services that provide daily household needs.

(D) R2 Mixed Residential Zone. This zone provides a residential zone characterized by smaller lots and
dwellings, more compact and denser residential development; and higher volumes of vehicular and
pedestrian traffic than are characteristic of the RE, RP and R1 Zones. The principal uses permitted in the
R2 Zone shall be one (1), two (2), three (3), and four (4) dwelling units. This zone is also generally
located near limited commercial services that provide daily household needs.

(G) R3A Residential Mixed Use Zone. To provide for a mix of uses in which the primary use of the land
is for residential purposes, but in which office buildings and certain other uses of a semi-commercial
nature may be located. Characteristic of this Zone is a greater amount of automobile traffic, greater
density, and a wider variety of dwelling types and uses than is characteristic of the R3 Residential

Zone. While office buildings and certain other uses of a semi-commercial nature may be located in the
Zone, the R3A Zone is essentially residential in character. Therefore, all uses must be developed and
maintained in harmony with residential uses. This zone should be located along major streets such as
arterials and collectors.

11-3-5: PURPOSE OF COMMERCIAL ZONES

(A) PB Professional Business Office Zone. This zone provides a commercial zone for business and
professional offices, medical facilities, governmental and cultural facilities, and other uses of a
semicommercial nature. The Zone encourages the provision of a limited number and type of supportive
retail services for employees and visitors, as well as support services to health and medical providers.
This Zone is characterized by relatively high traffic volumes, and a variety of office types. This Zone
should be located in close proximity to an arterial or collector street.
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11-3-4: STANDARDS FOR RESIDENTIAL ZONES.

Table 11-3-1: Standards for Residential Zones

Lot Area

Lot Area Minimum in ft* 1 acre® 12,000 7.000 6,000% 3.000* 5.000® 5.000 5,000
Lot Area Maximum in ft* 13,500*

Site Width

i;:ixf:;' 1:“}"‘ Sethack, 150 60 50 50 25 50 50 50
Setbacks, Minimum in ft.

Front 40 30* 25+ 20* 15% 15 15 30
Front Maximum 1n fi. 20*

Side 20 T.5/10% [ 6 5 [ 3 10
Rear 40 25 25 25 10 25% 25% 25%
Lot Coverage, Building

Height, and Density

Maximum Lot Coverage in % 30 40 40 80 50 80 80 40
?::llegimum Building Height 24 24 2 16 . 24
:1?:;:’:“;“ Density in net 1 4 6 17 15 35 35 8
*See explanations, exceptions and qualifications in Section 11-3-4A B.C of this Zoning Code.

(Ord.

3218, 9-13-18)(Ord. 3310, 6-18-20)

(A) Minimum and Maximum Lot Area.

(1

In the R1 Zone, the maximum lot size shall be thirteen thousand five hundred square feet (13,500
ft*), except for comer lots, wedge-shaped lots in cul-de-sacs, or other unusual shaped lots. This
shall also not apply to conditional uses such as schools and religious institutions.

In the R2 zone, seven hundred and fifty square feet (750 {t°) shall be added to the minimum
required area for each additional dwelling unit.

In the TN Zone, the maximum average lot area for subdivisions approved after the adoption of

this Code, April 12, 2018, shall be six thousand two hundred and fifty square feet (6,250 ft’) in
order to encourage a mix of lot sizes and dwelling types. (Ord. 3210, 8-23-18)

Table 11-3-5: Dimensional Standards for Commercial Zones

CC PB LC HC
Site width at front setback - 50 . 50
Mimimum in ft.
Setbacks — Minimum in ft.
Front 20 20# 20
Side *
Rear *
Landscape buffer contiguous to T 15 20% 20*
street* in fi.
Landscape buffer contiguous to a 10 10 20110 30010
residential Zones* in fi.
Building height — Maximum in fi. * *
Lot Coverage- Maximum mn % &0 80

*See explanations, exceptions and qualifications that follow 1n Section 11-3-6A (1-3) of this Zoning Code.
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11-2-3: ALLOWED USES IN RESIDENTIAL ZONES.
Table 11-2-1: Allowed Uses in Residential Zones

P =permitted use. C1 =administrative conditional use. C2 = Planning Commission conditional use. C3 = City Council conditional
use. A blank denotes a use that is not allowed in that zone.
*Indicates uses that are subject to specific land use provisions set forth in the Standards for Allowed Land Uses Section of this
Chapter.

Low Density Medium Density High Density

Residential Residential Residential
Proposed Land Use Classification| RE RP R1 R2 TN RMH R3 R3A
Accessory Use P P P P P P P P
Agriculture* P
Animal Care Clinic p* P
Artist Studio p*
Bed and Breakfast* P
Boarding /Rooming House P p
Day Care, Center* C, P P P P
Day Care, Group* C, C, P P C, P P
Day Care, Home C, C, P P C, P P
Dwelling, Accessory Unit* P P P P P
Dwelling, Multi-Unit* p* P P P
Dwelling, Single Unit Attached* P P P P
Dwelling, Single Unit Detached P P P P P P P
Dwelling, Two Unit P P P
Eating Establishment, Limited p* P
Financial Institutions p* P
Food Processing, Small Scale p*
Food Store p*
Fuel Station p*
Health Care and Social Services p* P
Home Occupation* C, C, C, C, C, C, C,
Information Technology P
Laundry and Dry Cleaning p* P
Live-Work* C, P
Manufactured Home* P P P P P P P P
Mobile Home Park* C, C,
Mortuary P
Park and Recreation Facility* P P P P P P P P
Parking Facility P
Personal Service p* P
Planned Unit Development* C, C, C, C, C, C, C,
Professional Service P
Public Service Facility* C, C, C, C, C, C, C, C,
Public Service Facility, Limited P P P P P P P P
Public Service Use P
Recreational Vehicle Park* C,
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Proposed Land Use Classification| RE RP R1 R2 TN RMH R3 R3A
Religious Institution*® C, C, C, C, C, C, C, C,
Residential Care Facility P P
Retail p* C,
School C, C, C, C, C, C, C, C,
Short Term Rental* P P P P P P P P
Transite Station P

(Ord. 3218, 9-13-18)
11-2-4: ALLOWED USES IN COMMERCIAL ZONES.

Table 11-2-2: Allowed Uses in Commercial Zones

P = permitted use. C1 = administrative conditional use. C2 = Planning Commission conditional use. C3 = City Council conditional
use. A blank denotes a use that is not allowed in that zone.

*Indicates uses that are subject to specific land use provisions set forth in the Standards for Allowed Land Uses Section of this
Chapter.

Commercial

Proposed Land Use Classification PB CC LC HC PT
Accessory Use* P P P P P
Accessory Use, Fuel Station* P P P

Accessory Use, Storage Yard* P P P

Amusement Center, Indoor P P P

Amusement Center, Indoor Shooting

Range* P P P
Amusement Center, Outdoor* P
Animal Care Clinic* P P P P
Animal Care Facility* P
Bed and Breakfast* P P P

la~)
g

Boarding /Rooming House

Building Material, Garden and Farm
Supplies

g
g

@)
@)
@)

o
o
o

Cemetery*
Club*

Communication Facility

o ||

Day Care, all Types* P

Drinking Establishment
Drive-through Establishment * p*

a2 Ba=H Ba=A Ba=H Ba-N la-]

Dwelling, Accessory Unit *
Dwelling, Multi-Unit*
Dwelling, Single Unit Atached*
Dwelling, Single Unit Detached

s> Ba-HN Ba-H Ba-l Ra-H Na-l la-]

Dwelling, Two Unit

Eating Establishment

Eating Establishment, Limited P

Financial Institutions P

s~ Ba=l Ha-H Ba-l Ba-H Ba-l Ravll Bl ol Bal
s Ba=N Ra=N Ha-l la-]

ja=2 Ba~N Ra-N la-]
ja=2 Ba=N Ra-N la-]

Entertainment and Cultural Facilities P
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=
@

Proposed Land Use Classification PB CC LC

Equipment Sales, Rental and Services P

Food Processing, Small Scale

Food Store

Health Care and Social Services

Higher Education Center

Home Occupation*

a2 Ba=H Ba=A ls~]

Hospital*

@)

o

Industry, Craftsman

o |Q|=|=|=]|~

Industry, Light

Information Technology

g|lw|=|O|=|=|w]|=]|T]|~

Laundry and Dry Cleaning

Live-Work*

Lodging Facility

N 0 N R R R AR -R -R CR I

Mortuary
Parking Facility

o oo

ja=2s-N Ba-N Na-N Ra-l la-]

Pawn Shop

Personal Service

<}

Professional Service

Planned Unit Development*

Qo |w |~

Qo |

O~ |

Lo

Public Service Facility*

@)

o

@]

o

@)

o

@)

o

Public Service Facility, Limited

Public Service Use

|

|

|

Recreation Vehicle Park*

Religious Institution™

Residential Care Facility

Retail

School

ia=H Ba-H Ba-H Ba-l Ra-H Na-l -]

Short Term Rental*

ja=H Ba=N Ra-N Ha-l la-]

Fuel Station

Fuel Station, Super

Storage Facility, Indoor

R Nel N G-R CR -R R G

a2 Ba=N Ha-N Na-B Ra-H Ba-l Ba-l lavl

Storage Facility, Outdoor

Storage Yard*

Transit Station

Vehicle and Equipment Sales

Vehicle Body Shop

Vehicle Repair and Service

Vehicle Sales, Rental and Service

P

ja=M Ba-N Bavl Na-N Bavl Havl Ba-l Na-l Ra-l Ravl

Vehicle Washing Facility

C

2

C

2

g~

(Ord. 3210, 8-23-18) (Ord. 3218, 9-13-18) (Ord. 3233, 12-20-18) (Ord 3277, 10-10-19)
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